‘October 21, 2003 CPC

STAFF’S
" REQUEST ANALYSIS
~ AND
RECOMMENDATION

02SN0296
(AMENDED)
Ted A. Wllhams Thomas A erhams
Grace M. Williams Trust -
and -

George P. Emer-son Jr.

Bermuda Maglstenal D1str1ct _
South line of East Hundred Road

Q T: Rezomng from Agrrcultural (A) to Commumty Busmess (C -3) plus proffered
conditions on ex1stmg property currently zoned Commumty Business (C -3).

PROPOSED LAND USE:
Commercral,uses are planned.r _

RECOMMENDATION

Recommend denlal for the followmg Teasons:

A. While the Consohdated Eastern - Area Plan supports - some commumty-scale

- ~commercial usesona portron of the property, if potential adverse impacts on nearby

residents are mitigated, the applicants have not shown how this mitigation i 1s to: be
achieved. : : SRR

B. The proposed zoning and land uses do not conform to. the Consolidated Eastern Area‘ :
Plan which suggests a large portion of the property is appropnate for nelghborhood -
* mixed use, to include professmnal and admmlstratlve offices, along with resrdentlalv :
developments of varying densities. : ,

Providing a FIRST CHOICE Community T h;mugh»’Ex'ce_ll_e?ncg in Public Service. .



C. The proposed zoning and land uses are not compatlble W1th existing and anticipated
' development along this: portron of- the East Hundred Road corridor.

(NOTES: A THE ONLY CONDITION THAT MAY BE IMPOSED IS A BUFFER;
o 'CONDITION.  THE PROPERTY OWNER MAY PROFFER OTI-IER
CONDITIONS.. ’ '

B. . IT SHOULD BE NOTED THAT THE REVISED PROFFERED o
CONDITIONS WERENOT SUBMITTED AT LEAST THIRTY (3 0) DAYS N
PRIOR TO THE COMMISSION'S PUBLIC HEARING PER" THE
"SUGGESTED =~ PRACTICES ~ AND PROCEDURES" - I;TI-[E
"PROCEDURES" SUGGEST - THAT TI-IE 'CASE SHOULD BE
DEFERRED IF REPRESENTATIVES FROM  THE AFFECTED -
NEIGI—IBORHOOD(S) STAFF AND THE COMMISSIONERS HAVE NOT, :
HAD SUFFICIENT TIME TO EVALUATETI—IEAMENDMENTS STAFF
HAS HAD AN ‘OPPORTUNITY TO THOROUGHLY REVIEW THE--
REVISED PROFFERED CONDITIONS )

PROFFERED CONDITIONS

1. ‘Prior to any ﬁnal site plan approval, the followmg nghts-of-way shall be dedlcated
free and unrestrlcted to the County of Chesterfield: - ’ ,

a.  One hundred (100) feet of rlght-of-way on _the south side of Route 10 »
measured from the centerline of that part of Route 10 1mmed1ately adJ acent to
the property frontage : - -

b A fifty (50) foot w1de nght—of—way fora: spe01al access street (the “Spemal o
' Access Stree ) pursuant to Section: 19-505(b) of’ the Zoning Ordinance ﬁom o
Route 10.at a location that: ahgns the crossover on Route 10, which serves
Rivers Bend Boulevard south and east; to the eastern property line. The =
exact location of this right-of-way shall be approved by the Transportatlon .
Department (T) ‘ ~

2. - Directaccess from the property to. Route 10 shall be lnmted to 1) the Speclal Access" -

' ' Street; and 2) one ( 1) entrance/exit (the “Site Access?) generally located m1dway of -
the property frontage. The exact location of these accesses: shall be approved by the
. ﬂTransportatlon Department (M) :

3. To provide an adequate roadway system the owner/developer shall be respons1ble for .
- the followmg -

: a; Constructlon ofan. addltlonal lane of pavement (1 e, fourth eastbound lane)
along Route 10 for the entire property ﬁ'ontage
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b. Construction of additional pavement along Route 10 at the Special Access
Street and at the Site Access intersections to provide a separate right turn
lane, based on Transportatlon Department standards. :

c. Construction of 'addltlonal »pavement along the westbound lanes of Route 10

to provide an adequate left turn lane atthe Route 10 crossover that serves the

Special Access Street. The exact length of this improvement shall be
. approved by the Transportatlon Department. -

d. - Full cost of traffic. s1gnal modlﬁcatlon at the Special Access Street/Route 10
E mtersectlon ‘

e. Constructlon of two (2) lanes of the Special Access Street from Route 10 to
the eastern property lme '

f. ' Constructlon of the Special Access Street at its intersection with Route 10 as
a three-lane typical section (i.c., one (1) southbound lane and-two (2)
northbound lane). The exact length c of this: unprovement shall be approved by
the Transportatlon Department. '

g Dedication, to and for- the benefit of Chesterfield County, free ‘and -
unrestricted, any additional right-of-way (or: easements) required for the
unprovements identified above. In the event the developer is unable to
acquire the right-of-way necessary for the right turn lane at the Speclal
Access Street, as identified in Proffered Condition 3.b, the developer may
request, in writing, the County to acquire. such: right-of-way as a public road

improvement. All costs associated with the acquisition of the right-of-way |
shall be borne by the developer. In the event the County chooses not to assist

the developer in acqu1s1t10n of the “off-site” nght-of-way, the developer shall*
be relieved of the obhgatrons to acquire the “off-site” right-of-way, and only = -
provide the road improvement that can be accommodated within the avarlable
nght—of-way, as deterrmned by the Transportatron Department (1)

L ’Pnor to any final site plan approval a phasing . plan for the requlred road ‘

improvements, as 1dent1ﬁed in Proffered Condition 3, shall be subrmtted to and
approved by the Transportatlon Deparlment (T) '

‘ The pubhc water and wastewater systems shall be used (U)

- Except for tlmbermg approved by the Vlrglma D1v1s1on of Forestry for the purpose of -

o removing dead and/or diseased trees, there shall be no timbering on the Property until ,
a Land Disturbance Permit has been obtained from the Envuonmental Engmeermg L

Department and the approved dev1ces have been mstalled (EE)
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GENERAL INFORMATION
Locatlon

South line of East Hundred Road east of Rlvers Bend Boulevard Tax IDs 815- 65 1 3676 v
and 7 189 and 815-652-2337, 3334 3521 and 4930 (Sheet 27).

Existing Zo ning:
A and C-3

20.4 acres.

"Existing Land Use:
Single family residential or vacant
Ad]acent Zomng and Land Us

North R-l 5 with Condltlonal Use Planned Development and C-3 and C- 5; Commercial or
vacant
South -R-12 and A; Single family residential or vacant
 East - C-5and A; Commerclal or vacant
‘West - C-3 and A; Vacant - '

- UTILITIES
Public Water‘ASy.stem'
There is an ex1st1ng s1xteen (16) inch water line extendmg along the south line of East - ;
Hundred Road, adjacent to the site.: Use of the public Water system is mtended and has been

proffered (Proffered Condltlon 5)

Publlc Wastewater System;

‘Thereis an ex1stmg eighteen (1 8) inch wastewater trunk lme extendmg along Johnson Creek |
and across the southern portion of the request site. Use of the public wastewater: system is’
1ntended and has been proffered (Proffered Condition 5) '
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: ENV[RONMENTAL
Drainage and Erosion:

The sub_]ect property drains to the south to Johnson Creek There are no ex1st1ng or
anticipated on-site erosion problems. ‘With the property bemg wooded and a rather wide
RPA to the rear, there should be no timbering of the: parcel without an approved Land -
Disturbance Permit from the Department of Envnonmental Engmeermg (Proffered Condition

6). This will insure adequate erosion control measures are in place prior to any tm1ber1ng

Water Quali g: :

Johnson Creek is a perenmal stream and, as such, is sub]ect to 100-foot. conservatlon area -
(RPA). The RPA encompasses approxnnately thirty (30) percent of the rear poruon of the5 :
property :

| PUBL_IC FACILITIES
R Fire Service:

The Enon Fire Station, Company Number 6 and] Bensley- Bermuda Volunteer Rescue Squad v
currently provide fire protection and emergency medrcal service to this area. The Rivers
Bend Fire/Rescue Station, Company Number 18, will provide: this service by the end of
2003. ThlS request will have mmlmal unpact on fire: and emergency medical service.

Transportatlon' '

The property (204 acres) is currently zoned Agncultural (A) on19.0 acres and Commumty -
- Business (C-3) on 1.4 acres. The applicant is: requesting re ‘omng of the: 19.0 acres to C-3,
~and has offered proffers on the existing C-3 property. - This request will not lln‘llt ‘
development to a specific land use; therefore it is difficult to anticipate traffic generation.
Based on shopping center tnp rates, development: could ‘"‘enerate approxunately 0;7180', ‘
vehrcles per day. These Vehrcles will be drstnbuted along : :ast Hundred Road. (Route 10)

The 2003 trafﬁc volumes along the section of Route 10 from Interstate 95 to Interstate 295 - ‘
ranges from 40,000 to 45,000 vehicles per day: The volume of traffic on the four (4) lane -
section of Route 10 between Interstate 95 and Meado N lle:Road/Old Bermuda Hundred -

Road intersection exceeds the capacity of the road, ‘and drivers typically experi nce«,

congestion especially dunng peak periods. This four (4), lane ‘section of Route :
identified as a priority on the Board of Supervrsors list of hrghway needs Constr tlon g
plans have been approved for w1demng this section: of Route 10. No funds are mcludedm
the Virginia Department of Transportatlon Slx-Yeaanprovement Program for ngh

acqursrtlon or construction of this proj ect _ , "
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The Thoroughfare Plan 1dent1ﬁes Route 10asa major artenal with a recommended right of
way width of 120 to 200 feet. The applicant has proffered to dedicate 100 feet of right of
way, measured from the centerline of Route 19 in accordance with the Plan: (Proffered
Condition 1.a.) ,. ; C e

!

The Thorougﬁare Plan also identifies: 1)a north/south collector witha recommended right -
of way width of seventy (70) feet from Route. 10 aligning with the Rivers Bend Boulevard
-mtersectlon, and extending south through the property, across Johnsen Creek to several
‘undeveloped parcels; and 2) an east/west spec1a1 access street with a recommended right of
way width of sixty (60) feet parallel to Route IO extending from the north/south special
access street, eastwardly through the property. ]Due to the impact of Johnson Creek and the
ant1c1pated densities of the undeveloped parce s south of Johnson Creek, staff supports
elimination of the north/south collector from thejeast/west special access street intersection,

southward across Johnson Creek. The applicant has proffered to dedicate a fifty (50) foot
wide right of way (the “Special Access Street”) from Route 10, south and then east, to the -
eastern property line (Proffered Condition 1.b.). The Special Access Street will align the -
crossover on Route 10, whlch serves R1vers Bend Boulevard

Development must adhere to the,Development Standards Manual in the Zomng Ordmance

relative to access and internal circulation (Division 5). Access to major arterials, such-as -
Route 10, should be controlled. The applicant has proffered that direct access from the

property to Route 10 will be limited to: 1) the Special Access Street; and 2) one (1) -
entrance/exit (the “Site Access™) generally located rmdway of the property frontage
(Proffered Condition 2). TheRivers Bend Boulevard/Route 10 intersection is controlled by a
traffic signal. As proffered, the Spemal Access Street will align this intersection. At time of
site plan review, staff will recommend that internal access to the Special Access Street be o
located an adequate dlstance from this s1gna11zed mtersectlon , ‘

The traffic impact of this development must be addressed. The apphcant has proffered to: 1)
construct an additional lane of pavement (i.e., fo'urth eastbound lane) along Route 10 for the
entire property frontage; 2) construct addltlon ‘pavement along Route 10 at the Special
Access Street and at the Site Access: mtersectlons to provide a separate right turn lane, based
on - Transportation Department ' standards; 3) construct additional pavement along the -
westbound lanes of Route 10 to provide an adequate left turn. lane at the Route 10 crossover
that will serve the Special: Access Street; 4) provlde traffic. 51gnal ‘modification at the Speclal -
" Access Street/Route 10 intersection; 5) construct two (2) lanes of the Special Access. Street .
from Route 10 to the eastern property line; and: 6) construct the Special Access Street atits
intersection with Route 10 as a three (3) lane: tyiucal section (i.e., one (1) southbound lane
and two @ northbound lanes) (Proffered Condhtlon 3) :

The developer may need to acqulre “off-site” nght of way in order to provide a nght turn
lane along Route 10 at the Specml Access Street. According to Proffered Condition 3.g., if
the developer is unable to: acquire the right of way for this improvement, the developer may
request the County to acquire the: right of way|as a public road improvement. All costs
associated with the acquisition will be borne by the developer. If the County chooses not to
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assist with the right of way acquisition, the developer will not be obhgated to acquire the
“off-site” right of way, and will only be obligated to construct road 1mprovements w1thm -
available rlght of way.. (Proffered Condition 3., g ) , ‘

Attime of site plan review, specrﬁc recommendatlons w111 be prov1ded regardmg access and
internal site circulation. - :

~ LAND USE

Comprehensive 'Plan'

Lies within the boundaries of the Consohdated ‘Eastern. Area Plan which suggests the
property is appropriate for ne1ghborhood mixed uses, such as profess1onal and admlmstratlve -
offices, along with residential development of varying densities. The Plan also suggests?'

supporting, nelghborhood-scale retail and service uses would be appropriate when part of a- - |

mixed use development and when located:with access to mtersectmg transportation comdors i
The Plan notes that nerghborhood-scale retail and service uses that are not part of a mixed'

use development of aggregated acreage, that are not under a unified plan of development, and
that are not located at intersecting transportation corridors, would be appropriate northofthe -

proposed parallel road to Route 10 rf potential increased adverse impacts from such useson - |

nearby residents are mltlgated by transitional uses, or by additional ‘buffering or other des1gn ‘
and/or operating features. The: Plan also suggestsa. portron of the -propetty, in the v1c1mty of
the north-south road and Route 0 intersection; would be appropnate for some commumty-,
scale commerclal uses if potentlal increased adverse. 1mpacts are snmlarly mltlgated

Area Dev.elopment Trends:

Area propertles are zoned and developed for commerclal and res1dent1al uses as well as’
vacant agricultural property.  The commercial zoning and uses are located along the Easta _
' Hundred Road ﬁ'ontage Smgle farmly residential uses in esterfield Downs Subdivision

and vacant agricultural property are located to the: south. Add1t1ona1 office and residential

’development is anticipated in the area, as is suggested by the Plan. Thereisalso the. potent1al~-‘
for limited commercial development along the East Hundred Road corrldor '

Development Standard

Currently, the property lies w1thm an Emergmg Growth D1str1ct Area The Zomng'.
Ordinance specifically addresses ‘access, landscaping,. setbacks parkmg, signs, buffers;

utilities and screening for developments within these areas. The purpose of the Emergmg;;_ L

Growth Dlstrlct Standards isto promote h1gh quallty, well—desrgned pl'Q]CctS '

It should be noted, along wnh cons1derat10n of the Consohdated Eastern Area Plan f-the _v ; o

Board of Supervisors: adopted an Ordinance: amendment to encourage ‘and enhanc 2
preservatron of tree canopy along the Route 10 corridor, between 1-95 and Hopewell; andto

further encourage architectural standards that reinforce. and comphment area re81dent1alf SR

' _development The Ordmance amendment addresses yard requlrements for ofﬁce busmess, G
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and industrial districts. In addition, the Ordinance amendment requires the preservation of
trees and shrubs along Reute 10 to provide continuity and i improve buffering, and requires
arch1tectura1 compatibility with area residential development and with buildings within the |
same project. In addition to the Emerging Growth District standards this property is affected
by these requrrements :

Buffers and Screening:

Currently, the Zoning Ordinance requires that solid waste storage areas (i.e., dumpsters,-
garbage cans, trash compactors, etc.) on property which is adjacent to A or R districts be -
screened from view of such districts by a masonry or concrete wall which is constructed of

 comparable materials to and designed to be compatible with the principal building that such
area serves. Solid waste storage areas must be screened from view of public rights of way
by a solid wall, fence, dense evergreen plantings or architectural feature. ‘Such area within
1,000 feet of any A or R districts shall not be serviced bétween the hours of 9:00 p-m. and
6:00 a.m. In addition, sites must be designed and buildings oriented so that loading areas are :

: screened from any property where loadmg areas are proh1b1ted and from pubhc nghts of way ,

Ad_] acent property to the south is zoned Res1dent1al (R-12) and is occup1ed by single family
residences or is zoned Agricultural (A) with a designation on the Comprehensive Plan for
residential uses. With the approval of this request, the Zoning Ordinance would requirea "
minimum seventy-five (75) foot buffer along the southern property boundary of the request
site. At the time of site plan review, the Planning Commission may modify th1s buffer under
certam crrcumstances

CONCLUSIONS

While the Consolldated Eastern Area. Plan supports some commumty—scale commercral usesona’
portion of the property at the Route 10/north-south road intersection) if potential increased adverse

impacts on nearby residents are mitigated, the apphcants have not shown how this is to be achleved S

In addition, the proposed zoning and land uses do not conform to the, Consohdated Eastern AreaPlan
which suggests alarge portion of the property is appropriate for nelghborhood mixed use, to include -

professronal and administrative offices, along with residential developments of varying densities. -
The Plan also suggests supporting, ne1ghborhood—scale retail and service uses would be appropnate‘ ‘

when part of a mixed use development and when located with access to intersecting transportation -

corridors. The Plan notes that neighborhood-scale retail and service uses that are not part of a mixed
use development of aggregated acreage, that are not under a unified plan of development and that
are not located at intersecting transportatlon corridors, would be appropriate north of the proposedv
parallel road to Route 10 if potential increased adverse. impagcts from such uses on nearby residents
~ are mitigated by transitional uses, or by additional buffering or other design and/or operating -
features. Mitigation could include: noise attenuation devices; decorative walls;. bulldmg/parkmg :
orientation; location, design and onentatlon of mechamcal equlpment -and waste receptacles; and
hours of operation limitations. The apphcatlon fails to provide for transitional land uses or other-
mitigation cons1stent with the Plan whlch would support commercral uses on the site. ‘
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The proposed zoning and land uses are not compatible with existing and antlclpated development
along this portion of the East Hundred Road corridor: :

Given these considerations, demal of this request is recommended.

CASE HISTORY

Planning Commission Meeting (12/17/02):

At the request of the applicants, the Commission deferred this case to Mafch 18, 2003. -

Staff (12/18/02):

The applicants were advised in writing that any significant new or revised information should -
be submitted no later than January 13, 2003, for consideration at the Commission’s March
18, 2003, public hearing:" Also, the applicants were advised that a$140.00 deferral fee must-
be paid prior to the Commission’s. pubhc ‘hearing. ’

| Applicant (1/3/03):

The applicants paid the $140.00 deferral fee.

Staff (2/21/03):

To date, no new information has been received.

Planning Comihission Meeting (3/1 8/(_)3)/:‘ '

At the ’req’uest of the applicants, the Commission deferred this case to June 17, 2003.

Staff (3/19_/0’3):
The applicants were advised in writing that any significant new or revised mformatlon should
be submitted no later than Apr11 14 2003, for con31derat10n at the Comrmsswn s June 17

2003, pubhc hearing.

Also, the applicants were ‘advised that a $140. 00 deferral fee must be paid prior to the o
Commission’s public hearing.
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Staff (5/23/03):

To date, no new information has been received.

Applicants (6/12/03):

The applicants paid the ’$14‘OV:O_0’1 deferral fee.

| Planmng Commission Meeting (6/ 17/03)

At the request of the applrcants the Commission deferred tlns case to September 16, 2003 to -'
~ allow time to amend the request and submrt additional: mformatlon .

Staff (6/1 8703):

The applicants were adv1sed in wrrtmg that any. srgmﬁcant new or: rev1sed mformatron shouldr v
be submitted no later than. July 1 2003 for consrderatlon at the Comrmssron s: September 16 !
2003, pubhc hearing. - S

Also; the apphcants were advrsed that a $140 00 deferral fee must be pa1d prror to the :
' Commrssron s public hearmg - R :

Applicants (6/23/03):

The applicants paid the$14000deferral fee.

Applicants (8/1 8/03);

' The apphcants amended the request by mcludmg addrtronal property In add1t10n amended
proffered conditions were subrmtted :

Applicants (8/27/03):

The applicants submitted«reVis'ed{proﬂ'ere;d:_eonditiorrs.
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Applicants (9/3/03):

Revised proffered conditions were Submitted. |

- Planning Corhmission Meeting (9/16/03):

‘On their own motion, the Commission deferred this case to Oeteber 21, 2003.

Staff (9/17/03):

The applicants were advised in wntmg that any 31gmﬁcant new orrevised information should
be submitted no later than September 26, 2003 for con51derat10n at the Commlssmn s
October 21 2003 public heanng

, Applicaﬁts (10/2/03):

Revised proffered conditions were ,submitted.
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